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Abstract 
Housing was measured based on their qualities and condition, but their indicators are often not published. The qualities of these 
are the building, locational and neighbourhood conditions. These factors are not reviewed directly as indicators affecting house 
prices. The quality of life should, therefore, must be easier to determine. These are important to consider, so their impact on 
house prices are quantifiable. The outcome of these condition are three-set indicators, and established methods or techniques of 
measurement can be reviewed. These conditions must able to measure for their qualities deemed necessary for the factors 
affecting house prices. 
© 2015 The Authors. Published by Elsevier Ltd. 
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1. Research background 
As Malaysia is heading towards a developed nation by 2020, housing has become a serious issue with people 
living here in the country. Property and land value appreciation have tremendously sore throughout the years after 
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independence (Global Property Guide, 2014). More people are seeing homes as an important investment, rather than 
as a place of work and play. (Liu, 1999).  
This condition is stated as a materiality of housing as a major social measure as it is the forefront of social and 
economic opportunities (Brent, 2006). Materiality affects the young graduates and also young professionals, some of 
them starting work and have no savings to get proper housing with good living conditions (The Star, 2013). This 
position should coincide and associated with the measurement of influences towards prices of housing, and the 
factors involved in measuring it (Fujiwara, 2013).  
These actions is the necessary condition that people need to associate with housing. With the delivery of basic 
needs, people would be able to transcend and improve their social and economic status during and after the 
introduction of development interventions or programs (Albrecht, Rondinelli & Cheema, 2008). The qualities of 
these basic needs can further categorized into three major elements that are the building, locational and 
neighbourhood conditions. These three conditions are analyzed primarily towards the aspect of housing and the 
influence on its price. Also, it is seen that interdependency between the dynamism of environment towards housing 
prices is a crucial factor (Marcuse, 2000). 
Problems of high cost of housing not correlating with qualities are seen as rampant (Hashim, 2010). Relationship 
of components namely dwelling units, services provided by developer and neighbourhood facilities and the 
environment is a factor in house price (Salleh, 2008). One example of a problem is identified and reported in The 
Star, 25 October 2014, where it states Malaysia’s residential housing market is severely high without the provision 
of good qualities. Price fluctuations of housing are also unstable, and indicators for it are vague and unclear (Heath, 
2003). Potential home owners and buyers can’t predict or estimate why fluctuations of house prices occur and why 
there are affected by it (Borio, 2001).  
All this problem statements seem to influence the quality of life regarding the hardship that people face in dealing 
with housing issues and their prices. With a lower amount of spending power towards housing, people are needed to 
compensate their needs towards items that correlate with their income. Less spending power means less purchasing 
power. Through less purchasing power, products and items are obtained at a lower quality as to get lower prices, 
therefore giving problems in the long run and the initial process of getting housing thus affecting their livelihood 
quality. 
1.1. Aim of study 
To review and analyze the current literature surrounding the topic of Building, Locational, Neighbourhood 
Qualities affecting house prices in Malaysia especially on their techniques and methodology 
1.2. Objective of study 
To outline measurement of the building, locational and neighbourhood conditions that affects house prices in 
Malaysia provided by other studies. 
2. Literature review 
2.1. Building qualities 
One of the first components of measurement of factors that’s affecting house prices in Malaysia is the qualities of 
the building. In Malaysia, conditions of a building are regarded one of the most important aspects of housing and 
provision of good and quality living (Salleh, 2008). Therefore, this is the first item and factor being input in the 
overall measurement and also is the essence of this study. 
The particular research interest is on the building quality especially the houses that are categorized as buildings. 
These houses will be quantified in aspects such as materials being used, the design, level of workmanship and 
craftsmanship and also amenities provided in such a building (Fujiwara, 2013). Variables included such as dwelling 
units characteristics, management and also environmental also influence the housing satisfactions of residents 
(Awotona, 1991).  
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Houses will not only be limited to terraces or link houses, but will cover all types of housing such as stratified 
units that are apartments, condominiums, Soho, all kinds of flat and even service apartments (Global Property 
Guide, 2014). Other types of houses will include link houses, semi-detached, detached and even cluster houses. The 
included norms of housing is also interpreted in structure form, space, facilities, expenditures and also tenures 
(Ukoha & Beamish, 1997). All this is essential to be included in the research as it covers the aspect of building 
qualities. As previous related studies conducted, measurements of building conditions can be quantified for easier 
identification and also categorized.  
2.2. Locational qualities 
For locational qualities, this highly relates to the site or place where the housing system is located, whether in an 
urban area or rural area or even suburban areas. The main indicators for locational qualities are frequented as 
accessibility to city centre, workplace, hospital, shopping and also municipal services (Türkoǧlu, 1997) 
This is all in turn affects the conditions of resident’s mobility in an area where their housing is located. 
Residential mobility with ease is taken and perceived as a good indicator of high quality and affects the fluctuations 
of house prices (Newman and Duncan, 1979). This in turn also affects the mobility of people migrating to area or 
urban centres looking for work opportunities and also money-making conditions (Türkoǧlu, 1997). It also makes 
particular areas as major attraction for migrants looking for housing with good locational qualities and helps in 
determining the increments or decrease of home prices in that particular area (Migration News, 1994). The area will 
then be anticipated to turn into an urban sprawl with high density housing areas with high demands for housing as 
they have high quality of locational factors (McDonald, 2010). Other essential aspect also include preferring areas 
with high concentration of residents with a sprawling central business district (Salleh, 2008) 
2.3. Neighbourhood qualities 
Neighbourhood qualities is also one of the most important aspect in measurement towards factors that’s affecting 
house prices in Malaysia. Inadequacies in dwelling units or living space can be ignored or reduced when 
neighbourhood conditions are deemed satisfying by the residents (Vrbka and Combs, 1991). Houses of low cost 
conditions may not be as satisfying as medium or even high cost houses, but their neighbourhood conditions if 
deemed suitable, it may provide much greater satisfaction than the former (Salleh, 2008).Provision of public 
transportation, community and commercial facilities, and also physical environment amenities given are also 
indicators of a safe neighbourhood areas (Ozo, 1990). Good management practice provided by the relevant 
authorities also contribute to the quality index of neighbourhood (Galster and Hesser, 1981). Enforcement of rules 
and also management of complaints will greatly enhance the neighbourhood qualities of an area (Burby and Rohe, 
1989). 
2.4. Quality of life based on indicators 
The indicators outlined above correlates with the quality of life affected by these conditions. It is important that 
proper evaluation of signs draft so that method accuracy in measurement of quality of life can obtain (Husin, 
Nawawi, Ismail, & Khalil, 2015). This condition of quality, affecting life, is primarily directed towards human, the 
habitants and sole purpose of these housing provisions that allocates. House should meet and be an area where 
humans can be safe, satisfied with their quality, and can proceed with the carrying of their livelihood without any of 
the concerns that might affect their living (Kooshali, Parvizi, Azeri, & Hosseini, 2015). 
Not only housing provides for human, but it is also seen as a place for human to do well spiritually and also 
economically. Their quality of life usually were dictated by their economic status and conditions. Whole urban areas 
that has adequate and proficient housing conditions, directly and indirectly helps in development of humans in 
advancing their state, making them in a better-off state than before (Hamzehnejad, Dadras, & Yekta, 2015). It can be 
seen that humans that strive and put quality first in their housing, most likely will have better access to education 
and provides better condition for their household to succeed in life.  
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Development of housing helps to alleviate human lives, but they affects the environment of which these houses 
are located. These conditions have impacts that may or may not be hazardous towards the earth’s soil, natural 
structures, vegetation and even contour of land (Nazir, Othman, & Nawawi, 2015). These environments that were 
impacted can be seen in the social structure of the area. People living in areas of housing that has these hazards, are 
considered different and at a different socio-economic level than people living in areas that are relatively safe 
(Hamdan, Yusof, & Marzukhi, 2014). People who live in these relatively safe areas, mostly are because the areas 
inside was well planned and provided adequate amenities for the sustainability of the urban area (Noor, Asmawi, & 
Abdullah, 2015). 
2.5. Overall building, locational, neighbourhood qualities 
The conditions of building, locational and neighbourhood qualities can be integrated together to provide a 
standard quality index that will help determine the quality index that’s affecting the house prices in a particular area. 
Residents that’s living on land or housing without proper and legal status squatters on government lands usually 
didn’t achieve high quality factors as the indicators for building, locational and neighbourhood (Türkoǧlu, 
1997).Centralized and dense housing areas with legal grounds and proper housing allocations will always be better 
than illegal squatter residents housing (Mccarthy & Ev, 2014). Residential satisfaction is also noted to be higher in 
urban areas with proper housing allocations and conditions (Aragones, 1990).  
The association of the above statements of building, locational, neighbourhood also affects the overall safety of 
residents living in a housing area. Good housing design can affect natural surveillance and also perceived housing 
safety as people observe their street and increase of visibility (Zelinka & Brennan, 2001). 
2.6. Literature tabulation and findings 
Table 1. Literature tabulation and findings 
Item Author Objective Findings 
Building Qualities (Salleh, 2008) 
 
 
(Fujiwara, 2013) 
Measure residential satisfaction on 
building variables and environment 
 
Quantification of design, level of 
workmanship, craftsmanship and 
amenities provided in a building 
Overall satisfaction is high through the listed variables 
particularly on dwelling units, services by developers and 
neighbourhood facilities and environment 
Relationship of people’s preferences and housing quality 
are measured and tested, thus outlining detailed building 
qualities variables 
 (Ukoha & 
Beamish, 1997) 
Examines resident satisfaction with 
housing provision pertaining to 
specific housing features 
Decent living condition and increase of housing quality 
are achieved through the testing of variables outlined on 
housing features 
Locational 
Qualities 
(Türkoǧlu, 1997) 
 
 
 
(McDonald, 2010) 
Measuring perceived quality of 
urban environments and location on 
the city of Istanbul 
 
Measure urban sprawl of urban 
housing with factor of locations 
Important physical and locational characteristics are 
outlined such as dwelling plans and average distance 
towards amenities e.g shopping centres, entertainment 
centres 
Indicators and variables on location outlined and their 
relationship with housing demand and supply were 
analyzed 
Neighbourhood 
Qualities 
 
 
 
 
 
(Vrbka & Combs, 
1991) 
 
 
(Burby &Rohe, 
1989) 
 
Outlining important neighbourhood 
aspects that affects satisfaction of 
housing residents 
 
Measurement of enforcement 
conditions and actions towards 
complaints filed in neighbourhood 
areas 
Measure safety performance and 
The living space and living units adequacies are outlined 
and analyzed as major factor in determining 
neighbourhood condition towards housing resident’s 
satisfaction 
Relationship of enforcement towards complaints high is 
seen to affect and increase quality of living in structured 
neighbourhood areas 
 
The results shows that a new application for safety 
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Quality of life 
 
(Husin, Nawawi, 
Ismail, & Khalil, 
2015) 
(Kooshali, 
Parvizi, Azeri, & 
Hosseini, 2015) 
quality of life on dwellings living in 
low cost housing in Kuala Lumpur 
Outline parameters on human 
livelihood that has an effect on their 
daily living in urban housing areas 
especially apartments and stratified 
units 
performance are outlined as Post Occupancy Evaluation 
(POE) 
Parameters such as holistic values on livelihood are 
outlined and it became an integral part to increase 
satisfaction on stratified units and dwellers lives 
    
 
2.7. Previous studies associated 
    The most relevant previous studies that can be associated with the research is from (Safian, Nawawi, & Sipan, 
2014). The study focuses on the Building Locational Qualities affecting the rental prices of Purpose Built-Offices in 
the Klang Valley. The main focus of the literature review conducted is to see and select the best methods that can 
help to replicate the results such as in the previous study done. 
     This review was conducted so that the Building Locational Qualities variables and also its method can be 
enhanced so that a new set of indicators can be established that are the Building Locational Neighbourhood 
Qualities. This variables are then needed to be tested in terms of its relationship towards house prices in Malaysia, 
focusing on the Klang Valley. The relationship on house prices, not purpose built offices and its rental, is seemed to 
have more significant, particularly from the aspect of the problem statements relating to issues of house prices in 
Malaysia. Therefore, a projected enhancement from the previous research and also from the previous model is 
needed to further enhance and reduce the knowledge gap in the field of housing and it relationship on prices based 
on qualities. 
     It can be seen that by using Delphi Method in interviews, will help to reduce the errors and also ascertained the 
best variables to be used for the three indicators of building, locational, neighbourhood qualities affecting house 
prices. But through Delphi Method, it can be seen that certain weakness may arise such as the bias of experts on the 
variables being used. This condition may be associated with the experts field of work, whereby a planner might 
focus more on macro variables, and estate agents may focus more on building characteristics rather than locational 
or even the neighbourhood variables. The next usage is on the quantitative method whereas the Analytical 
Hierarchical Process can help to determine relationship and the weightage of answers from respondents as compared 
to traditional weightage such as the Likert Scale. Analytical Hierarchical Process has detailed weightages but the 
weakness is that during data collection respondents may have the problem of outlining their views through the 
questionnaires as the weightages are more complex than traditional methods. The methodologies explanation will be 
discussed in the next topic on methodologies. 
3. Methodology 
3.1. Description of methodology 
The primary method being used in this literature review is through narrative review. Data from previous research 
can be compiled and analysed narratively so that their methods and techniques can be discussed. It is aimed that this 
paper can help in order to derived more findings from the available data sources and research that has been 
published by other authors. Each element that are deemed key from other research are listed out together but 
analysed individually so that each individual findings help to transform into new ideas and conceptualization (Polit 
& Beck, 2006).  
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3.2. Limitation of methodology 
The main limitation of this methodology is that review of other researchers are bounded and constraint by time. 
In order to facilitate and make do with the time constraints of the research, several areas of research only is focused. 
This is mainly can be looked at through the three major indicators being examined. They are primarily the building 
quality, locational quality and the neighbourhood quality. Literature review selected are also primarily from 
published papers and journals and some chapters from dissertation and also books. The selection of literature review 
are located and obtained from major online databases such IEEE, Scopus and Emerald. The range of literature 
review are narrowed down to the keywords of either building quality, locational quality or characteristics, 
neighbourhood quality, and also factors affecting house prices. Several of the research that are obtained and 
reviewed not only originates from Malaysia, but also from researchers from other countries such as Taiwan, Hong 
Kong, United Kingdom China and Singapore. These are international researchers but their research product 
encompass most physical condition that are able to implement in the setting of Malaysia. For research that originates 
from Malaysia and focuses on the Malaysia landscape of housing or even urban condition, their research is the 
coherent and relevant to be reviewed therefore making the aspect of this paper more focus and concise. 
3.3. Compilation of methodologies 
     Table 2. Methodologies of research reviewed 
Author Objective Method 
(Safian et al., 2014) To analyze quality 
level of Purpose 
Built Office (PBO) 
Delphi Method 
and Analytical 
Hierarchical 
Process 
(Teck-Hong, 2012) Measuring housing 
satisfaction in 
medium-and high 
cost-housing 
Cronbach’s Alpha 
(Hill & Scholz, 2013) Incorporation of 
location into 
House Price Index 
SARAR Model 
and Generalized 
Additive Model 
(GAM) 
 
(Mccluskey, Lamont, & Deddis, 1998) Measure effect on 
location on 
residential house 
prices 
Multiple 
Regression 
Analysis (MRA) 
(Foster & Giles-Corti, 2008) Exploration of 
neighbourhood 
design and 
residents fear of 
crime new 
suburban housing 
developments 
GIS Method 
 
4. Results and discussion 
Based on the findings that derives from the literature reviews, it can be seen that the set indicators for building, 
locational and neighbourhood qualities are researched and even reviewed at their individual conditions. There are 
less review and research conducted incorporating all three main aspects together that can help in determining its 
effect on house prices in Malaysia.  
The research work done by the first author, Safian (2014), states that he intends to analyse the quality level of 
purpose built-office. The study was conducted using the Delphi Method and also the Analytical Hierarchical Process 
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(AHP). In this study, the researcher tries to relate the importance of knowing and measuring the characteristics of 
purpose built-building so that professional certifications such as Green Building Index and Malaysia Super Corridor 
Status (MSC) obtains. The researcher also relates the building characteristics measured in the sense of provision and 
influence on the rental of purpose built-office. The study area for this investigator’s research chose in the golden 
triangle of Kuala Lumpur where it is the most concentrated area of purpose built-offices located in the Klang Valley. 
He used the measurement technique by Delphi method that semi-structured interviews were conducted with selected 
expert panels so that framework of rankings develops on the building and locational conditions. This process being 
used by the researcher seemed to be subjective but as it is considered vital in preliminary works and setting up the 
initial frameworks, expert views can be analysed thoroughly and used as benchmark.  
To achieve a fair and unbiased result, each analysis conducted were thorough and their outcomes were sent back 
to the panels for consent and proofreading. This method in the initial stage is deemed advantageous to the researcher 
as the characteristics gathered and furnished out will be in used in the next methodology that is the Analytical 
Hierarchical Process (AHP). After each characteristics of PPO were lined out, the AHP method were then used so 
the importance score and weight can be quantified. Using this method is important as it forms a systematic and 
quantitative approach to analysing the data gathered afterwards. The respondents were able to rank the items that 
they deemed important that will affect the chances of the building getting certified professionally and how it will 
influence the rental value of the building. 
The second research work done by the author (Teck-Hong, 2012)1, is about the measuring of housing satisfaction 
in medium and high-cost housing. The research focuses on the housing policies and programs already implemented 
in Malaysia that are to ensure the adequate provision of housing and also its sustainability. This study also focuses 
mainly on the housing condition inside the Greater Kuala Lumpur, or the Klang Valley, so that it can represent the 
environment of Malaysia’s housing generally. In the study, exploratory factor analysis and reliability analysis are 
conducted using Cronbach’s Alpha. Using the method, variables to manifest were constructed.  
The variables constructed are then being used to measure home-ownership externalities and housing satisfaction. 
These variables are broken down into home-ownership, socio-economic characteristics, housing characteristics and 
housing delivery system. They are then constructed into questionnaires asking respondents relating to their 
satisfaction and using the Likert Scale so that degree of feeling towards variables can be measured. Using this 
research method, they are needed to express themselves through the variables already outlined. Nonetheless, the 
alpha used were an integral part of designing the variables, and further analysis must conduct through confirmatory, 
correlation and regression analysis. 
The third research focuses on the incorporation of location into House Price Index (HPI). Their main discussion 
focuses on the context of location of housing and its physical characteristics. Through this research, it explains that 
although a house may be structurally the same, in terms of materials, floor, walls and structure, their location is 
immovable (Hill & Scholz, 2013). Therefore, it aspect of location is very important as it encompasses the 
neighbourhood it is located, the distance towards central business district, schools, recreation area, public 
transportation and health facilities. Using the (first-order) autoregressive spatial model with (first-order) 
autoregressive errors, that is SARAR, housing externalities and common factors of neighbourhood can be outlined. 
 This form of modelling is based on the observation and similar features of an area has, compared to their spatial 
and locational differences. But it seems that this model has a problem when it becomes too big and broad, meaning 
that data obtained from observation in larger areas appears to have fewer accuracies compared to other geo-spatial 
locational measurement techniques such as the Geo-Informational System (GIS). The other method being used 
primarily is the Generalized Additive Model (GAM), where prices of houses in each period can be obtained when 
their characteristics are inserted. This also encompass their longitude and latitude so that incorporation of location 
into HPI is easier. The insertion will then use Fisher price index formula to derive the HPI. This method is an 
important work as although SARAR encompass observational approach, but thorough observation can help in 
disseminating vital information regarding a housing condition and externalities, as well as their variables. Through 
the comparative form of similar variables in a housing, projection of housing price based on location that were 
measured using the longitudes and longitudes of the house is demonstrated.  
McCluskey, Deddis and Lamont, 1998, aims to measure effect on location towards price of houses. Their primary 
focus is that locational factors can be measured through the locational of the neighbourhood area, which the targeted 
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houses are located. The neighbourhood areas are determined on their boundary, so that their condition of housing 
are targeted at a particular market. The markets of houses situated in a similar neighbourhood is seen as the forefront 
in determining suitable price range of houses. This will then be distinguished further by the house characteristics and 
variables. In order to do a mass appraisal, the primary technique being used in this research is the Multiple 
Regression Analysis (MRA). MRA helps to give characteristics of structural, accessibility and neighbourhood 
attributes to dwellings of houses in an area. These characteristics are then compared towards the locational attributes 
of the houses. The characteristics and structural coefficient of the houses are then used to established spatial models 
that can reflect location towards prices. 
Foster & Giles-Corti, 2008, aims to explore neighbourhood design and their relationship with residents fear 
towards crime in new suburban housing development. The quality of life can severely be reduced in terms of 
perception of fear amongst residents on a new suburban housing development. As this study was conducted on the 
new development areas inside the Perth Metropolitan Area, longitudinal measurement approach is implemented. 
The approach or the methodology being used is the Geographical Information System (GIS). GIS was used to 
generate individual-level objective measures and assigned to each of the respondent’s neighbourhood. The use of the 
system then is analysed and helped to visualize a three-dimensional visualization of the new suburban environment 
and their relationship with the perception of crime. The respondents are asked to answer the objective particularly 
regarding the walking distance from house to the commercial area, the proximity of neighbours, and level of safety 
satisfaction inside their neighbourhood.  
4.1. Contribution of research 
The contribution of this research is expected to help other researchers with similar interest primarily in the 
concept of housing and values to come up with new and detailed indicators of factors affecting house prices. The 
research is also aimed to enhance the general knowledge towards the field of real estate. Based on the primary aim, 
by knowing the indicators and also the technique for measurement of quality, quality of life itself can improve at a 
higher level. 
5. Conclusion and recommendations 
Through this review, it seems that various methods are being used to measure the indicators of the building, 
locational and neighbourhood quality affecting house prices. The scope and aspect of methodology and technique 
can be used not only in the range of Malaysia, but used internationally and globally. The review has helped in 
determining the types of methods that prefer to further this study into data collection and further analysis.  
The two standout methodologies based on the previous research looked at recommending would seem to be 
Analytical Hierarchical Process and also Geographic Information System. This condition helps because AHP helps 
to line out potential and relevant variable and characteristics of building condition and also neighbourhood variables. 
As the aspect being seen in the three indicators of building, neighbourhood and also locational, their variables are 
needed to be extracted so that their relationship towards house prices can be further quantified. Using the GIS 
method, geospatial data can be extracted and quantified in a systematic condition. As locational condition is an 
important part of geospatial data, its feature of three-dimensional mapping is needed to illustrate the relationship 
towards affecting house prices. Further research are needed in the usage of these two standout technique and 
methodology so that accurate and unbiased data collection can be done and prove to be a coherent condition for data 
analysis and making the best findings from the analysis.  
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